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1.0 INTRODUCTION AND SCOPE OF STATEMENT 
 
1.1 Centros Miller Lancaster LP has been working as the preferred developer of the site since 

November 2005.  The proposed development draws together the results of the extensive pre-
application consultation between the applicant’s team and key stakeholders including 
Lancaster City Council, Lancashire County Council, CABE and English Heritage, site owners 
and occupiers, and other interest groups and the public.  The scheme has evolved as a result 
of this extensive consultation work which has allowed a thorough understanding of the site and 
its history, context and constraints. 

 
1.2 This planning statement supports the outline planning application and associated conservation 

area and listed building consent applications submitted by Centros Miller Lancaster LP to 
Lancaster City Council for the comprehensive redevelopment of the Canal Corridor North Site 
providing a comprehensive mixed use city centre extension.   

 
1.3 The Canal Corridor North site is the most significant opportunity for city centre regeneration in 

Lancaster.  It will bring back into active use an under-utilised site that will contribute 
significantly to the City’s aspirations to be treated as the main sub-regional centre for northern 
Lancashire and southern Cumbria. 

 
1.4 The statement sets out the background to the proposals in Section 3.0, following summarising 

the site and it surroundings in Section 2.0, sets out the development proposals in Section 4.0.  
The proposals are assessed in Section 6.0 in the context of national, regional and Local Plan 
policies described in Section 5.0.  Conclusions are drawn in Section 7.0.   

 
Background 

 
1.5 The proposal site sits adjacent to the current north east boundary of the city centre and is a 

significant but relatively underutilised area of the city centre.  Allocated in a site specific SPG 
since 2002, it is of fundamental importance to the future of the city centre in terms of its role, 
function and continued success.  The importance of maximising the spin-off benefits of the 
scheme to the city centre is reflected in the considerable period taken to develop proposals in 
conjunction with public, stakeholder and Council Officer and Member consultation. 

 
 The Applications 
 
1.6 The proposals bring forward a retail led mixed use development comprising retail, residential, 

restaurants, leisure and workshop uses, together with new pedestrian and vehicular access, 
parking and new open space resulting in the comprehensive regeneration of this site.  

 
1.7 A description of the principal development proposal is set out in detail in the Planning 

Parameters Report and accompanying Design and Access Statement.  The site and its 
complexity has made it necessary to submit a series of applications.  In summary, the 
applications which collectively comprise the proposals to bring the development forward are as 
follows: 
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 An outline planning application (Application 1) for the retail led mixed use 
redevelopment of the site.  Matters submitted for approval are the principal means of 
access to the site.  Layout and scale are subject to parameters.   

 
 Five Conservation Area Consent (CAC) Applications (applications 3,4,6a,9 and 15) 

for the demolition of buildings and associated structures; and 
 
 Six Listed Building Consent Applications  (LBC) (Applications 2, 5, 6, 8, 9a, & 16)  for 

alterations to listed buildings and making good of flank walls following the demolition 
of buildings adjacent 

 
 Two separate applications (applications 7 and 12) for a new Mitchells HQ building 

and self contained residential block. 
 
1.8 This planning statement has been prepared in support of the application for outline planning 

permission for the main site (application 1) and the associated conservation area and listed 
buildings consent applications set out above.  

 
1.9 The statement sets the context for the scheme by identifying the relevant planning policy 

framework and then testing the proposals against these policies.  The statement considers the 
proposals against an extensive range of policies and objectives in order to demonstrate that it 
fulfils both retail planning policies and wider planning objectives. 

 
1.10 Independent applications have been submitted by Centros Miller Lancaster LP in relation to 

two adjacent sites (applications 7 and 12).  Although submitted as separate applications, the 
proposals for these sites form an integral part of the comprehensive redevelopment of the 
Canal Corridor North site and are only submitted independently for implementation reasons.  
These associated applications are as follows: 

 
 Moor Lane Residential – Outline Planning Application for redevelopment to provide 

up to 68 residential units together with associated landscaping and car parking – 
(Application 7). 

 Mitchells HQ - Outline planning application for redevelopment to provide a building 
with retail at ground floor and offices above with associated car parking – 
(Application 12).  

 
1.11 Additional supporting statements and supporting information has been submitted with these 

applications. 
 
1.12 Attached at Appendix 1 is a Schedule of Applications to which the above numbering refers 

together with an A3 plan showing each application site (043018-D-03 J) (Appendix 2).  
 

Outline Planning Application (Application 1) 
 

1.13 The description of development for which outline permission is sought is as follows: 
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‘Comprehensive redevelopment comprising a retail led mixed used scheme to include 

demolition of existing buildings and associated structures, the demolition of all residential 

dwellings other than 5 Edward Street, the change of use of a residential dwelling at 5 Edward 

Street to offices, the closure and alteration of highways, engineering works and construction of 

new buildings and structures to provide, retail, restaurants, cafes, workshop, leisure, crèche, 

rehearsal space and residential accommodation, together with ancillary and associated 

development including new and enhanced pedestrian routes and open spaces, car parking and 

vehicular access and servicing facilities.’ 

 
1.14 The development proposes a mixed use scheme incorporating retail, employment and leisure 

uses.  The proposals are submitted in outline given the scale and nature of development.  The 
matter for the Council’s consideration within this outline application is vehicular access.  Scale 
and layout are reserved matters, but are subject to parameters. 

 
1.15 A set of parameters plans (numbered 1-11) are submitted for approval together with a planning 

parameters report which together define the extent and scope of the development.  The report 
and plans set out the overall scale of the development in terms of floorspace, uses, maximum 
and minimum heights, siting of buildings, access to the site and areas of public realm and open 
space.  It is envisaged that conditions would be imposed on any planning permission requiring 
the reserved matters applications to be fully in accordance with the parameters plans and 
Planning Parameters Report.  

 
1.16 A range of technical documents are also submitted in support of the application although are 

not for approval.  A comprehensive list of the submitted documents is set out below: 
 
 Submitted for Approval 

 Drawing Number 

Site Location Plan 043018-D-01-L 

Parameters Plans  

Parameter Plan 1 - Site Plan 043018-D-02 J 

Parameters Plan 2 - Designations Plan 043018-D-04 H 

Parameters Plan 3 - Block Plan 043018-D-05 H 

Parameters Plan 4 - Excavation Plan - Vertical Limits of 
Deviation 

043018-D-06 H 

Parameters Plan 5 - Excavation Plan - Horizontal Limits of 
Deviation 

043018-D-11 G 

Parameter Plan 6 – Site Demolition Plan 043018-D-07 H 

Parameter Plan 7 - Maximum/Minimum Siting Plan 043018-D-08 G 

Parameter Plan 8 - Maximum/Minimum Block Heights 043018-D-09 H 

Parameter Plan 9 - Vehicle Routes & Service Access 043018-D-14 H 
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Parameter Plan 10 - Public Transport & Cycle Routes 043018-D-15 J 

Parameter Plan 11 - Pedestrian Routes 043018-D-16 J 

 
Planning Parameters Report 

 
1.17 Centros Miller invites the imposition of conditions requiring reserved matters applications to be 

in accordance with these parameters plans and the guidelines set out in the planning 
parameters report.  The Planning Parameters Report contains a series of development design 
principles for each of the proposed blocks to provide additional guidance on the future form of 
the buildings.   

 
 Supporting Documents: 
 
1.18 In addition to this planning statement, the following additional reports will also be submitted. 
  

 Design and Access Statement (including public realm strategy); 
 Retail Assessment; 
 Transport Assessment; 
 Environmental Statement; 
 Sustainability Statement; 
 PPG15 Assessment; 
 Statement of Community Involvement 

 
 Environmental Impact Assessment 
 
1.19 The Parameters Plans and Parameters Report have been prepared to define the development 

so that the key aspects can be assessed adequately to satisfy the requirements of the Town 
and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 
1999.  Environmental impacts of the scheme have been assessed following a detailed scoping 
response from Lancaster City Council and an Environmental Statement is submitted in support 
of the application.  The associated applications are also assessed together with the outline 
application.  The submission of an outline application based on a parameters approach 
enables a robust environmental statement to be produced.  This assessment is based on the 
main or significant environmental effects of the development which could emerge as a result of 
the flexibility provided by the parameters.  

 
Design and Access Statement 
 

1.20 The Design and Access Statement submitted in support of the applications sets out the 
evolution of the scheme and contains information on how it might be brought forward through 
the reserved matters within the parameters as set down in the outline application.  The design 
and access statement is therefore the source of most of the parameters. 
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 Summary 
 
1.21 The scheme provides an opportunity to create a vibrant extension to the existing city centre, 

enhancing and improving the historic assets of the site, providing additional retail, leisure and 
housing, together with an upgraded city centre car park, new pedestrian routes, cycle linkages 
through and around the site and new open spaces and an enhanced canal frontage.  

 
1.22 The scheme accords with the thrust of national, regional and local policy and proposes a 

development of high quality design founded upon the principles of sustainable development.  
The scheme represents the most important opportunity for redevelopment and regeneration of 
Lancaster city centre and will allow the city to continue to grow and evolve and maintain its 
position within the district and the wider sub-region.  
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2.0 BACKGROUND TO THE PROPOSALS 
 
Development in Lancaster 
 

2.1 Lancaster city is one of only seven ‘Regional Towns and Cities’ identified within the draft 
Regional Spatial Strategy, which represent the next tier of centres in the retail hierarchy 
beneath the regional centres of Liverpool and Manchester.  Of this list of sub-regional centres, 
Lancaster is the only one which has not been the subject of recent major town centre retail-led 
development or which has planning permission on emerging proposals for such uses.  

 
2.2 Lancaster has been characterised by development on its fringes (such as along the River 

Lune) or completely separate from the city centre (such as at the University). 
 
2.3 The city has benefited from small scale developments over recent years including 

redevelopment of Kingsway which provides a limited number of retail and restaurant outlets.  
However, such developments are orientated towards car borne trade rather than shoppers 
travelling on foot by bicycle or by public transport. 

 
2.4 Larger developments are proposed or are underway on the Luneside east and west sites and 

these are in the main, industrial and residential developments.  Once again, these highlight 
that there has been no significant investment within the city centre itself.  

 
2.5 The Canal Corridor North site is recognised by the Local Planning Authority as the only real 

opportunity for regeneration in the city and has been identified as such since at least 2002 
when the SPG for the site was produced although not adopted until 2004.  The SPG sets out 
the aspirations for its redevelopment.  The policy position is set out in more detail in Section 
5.0 of this statement. 

 
2.6 It is hoped that the proposals will bring forward a transformation of the site as well as delivering 

a step change in the quality of retailing provided in the city centre.  The scale of development, 
in providing a major new attraction based on the mix of uses, together with the important 
investment in the traffic infrastructure will act as a catalyst for further investment in the city. 

 
Site Ownership 

 
2.7 The site is principally within the ownership of two parties: Mitchells of Lancaster and Lancaster 

City Council, although there are various other smaller freehold and leasehold interests.  
Centros Miller was granted preferred developer status for the site by Lancaster City Council in 
November 2005 and discussions surrounding the site have been ongoing with Lancaster City 
and Lancashire County Councils since that time.   

 
2.8 There is a development agreement in place between the City Council and Centros Miller 

Lancaster LP.  In addition, there is a separate development agreement between Mitchells of 
Lancaster and Centros Miller Lancaster LP.  It is hoped that the remaining interests which 
need to be acquired to allow the development to be implemented can be acquired by private 
treaty.  If this is not possible then it would be anticipated that the City Council would use its 
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compulsory purchase powers.  The City has already resolved formally to use these powers if 
necessary. 

 
Masterplanning and Consultation 
 

2.9 A masterplanning process was undertaken by Centros Miller between November 2005 and 
June 2006 involving significant local, stakeholder and statutory consultation together with 
Lancaster City and Lancashire County Councils.  The result of this process was an agreed set 
of principles between Centros Miller and the City and County Councils for development of the 
site, which has enabled development parameters to be set which form the basis of the outline 
planning application now submitted.   

 
2.10 Work has continued in consultation with the City and County Councils since the end of the 

masterplan process in July 2006, and with statutory consultees including the Commission for 
Architecture and the Built Environment (CABE) and English Heritage, local and site 
stakeholders and the public.  This consultation will continue post-application. The submission 
of this application is the result of months of extensive and exhaustive work and consultation.  
Details of level and nature of consultation that has been undertaken is discussed in the 
Statement of Community Involvement (SCI) submitted in support of the application. 

 
2.11 The subsequent consultation has concentrated upon agreeing how the masterplan proposals 

can be implemented by identifying the appropriate framework of planning, listed building and 
conservation area consent applications.   

 
2.12 The extent of pre application consultation has sought to ensure that a balanced range of 

opinions have formed an input into the scheme’s design. 
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3.0  SITE AND SURROUNDINGS 
 
3.1 The application site is a strategic brownfield location and offers a unique opportunity for more 

intensive and efficient use and a seamless expansion of the city centre. It is situated 
immediately to the north east of Lancaster’s existing City centre boundary forming the northern 
gateway to the heart of the city.  The site extends to approximately 7.81 hectares and is 
principally used for car parking.  The eastern extent of the city’s core shopping area abuts the 
site at St Nicholas Arcade which is directly opposite the entrance to the site.  Retail uses 
currently extend northwards along Penny Street leading to the Sainsbury’s foodstore.   

 
Site Boundaries and Levels 
 

3.2 The site is triangular in shape and bounded by four principal roads:  St Leonard Gate to the 
northwest, Alfred Street to the north east and Moor Lane to the south and Stonewell to the 
west.  The Lancaster Canal runs along the eastern boundary of the site at an elevated level.   

 
3.3 The red line application boundary extends beyond the main development area to incorporate 

the proposed associated highways works which include land falling outside of the existing 
highways boundaries.  In addition, not all of the buildings within the site fall within the 
application site either because they form the subject of separate applications or because they 
are unaffected by the development.  Plan 043018-D-01L attached at Appendix 4, shows the 
application boundary.    

 
3.4 The site falls in level from the canal at the highest point down to Stonewell by 14m.  There are 

three main changes in level across the site.  The topography of the site presents a natural 
opportunity to accommodate buildings and car parking by using the change in levels to ensure 
that the massing of the development fits within its surroundings.  

 
Existing Land Uses on Site 
 

3.5 The dominant land use within the site is surface car parking, both formal and informal which 
provides short term parking for city centre shoppers as well as long stay parking and parking 
for individual businesses.  Other uses within the site include the following: 

 
 Former Mitchells Brewery and associated buildings;  
 Heron Industrial Works; 
 Orthodontist; 
 Post Office; 
 Existing retail premises; 
 Ice cream depot; 
 Pet food supplier; 
 Motor vehicle servicing; 
 Musicians co-op; 
 Dance studio; 
 Residential premises (non-freeholder occupied); 
 Homeless centre 
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3.6 The heights of the existing buildings on site vary.  At the western corner of the site (Stonewell) 

the buildings are domestic in scale, generally 2 to 3 storey buildings, predominantly with 
pitched roofs.  To the rear of these buildings are a range of single and 2 storey domestic 
structures.  Along Moor Lane the scale of buildings rises from 3 storeys at 13-19 Moor Lane up 
to the equivalent of the 3 storeys of the Dukes Theatre, Golden Lion Public House and the 
Heron Works buildings.    

 
3.7 Within the site the majority of structures comprise the former Mitchells Brewery buildings which 

range from single storey warehouses to 4 storey industrial structures and the Heron Works 
buildings which generally comprise single storey industrial buildings.  A number of small single 
storey ‘workshop premises’ are located within the eastern part of the site, only some of which 
are occupied.  The Musicians Co-op and Grand Theatre to the north west occupy buildings of 
between 2 and 4 storeys.   

 
Buildings Excluded from the Application Proposals 

 
3.8 Those buildings unaffected and excluded from the application include:  

 
 113 St Leonard Gate which is currently in use as a pine furniture shop; 
 The main body of the former Tramway public house; 
 The main body of 129-131 St Leonard Gate;  
 9 - 19 Moor Lane; 
 The Golden Lion Public House; 
 The Duke’s Theatre (Moor Lane);  
 The Grand Theatre (St Leonard Gate)  
 The former Methodist church (now Youth Theatre) 
 3 Edward Street 
 18 St Leonard Gate 

 
Buildings Affected by Highways Works 

 
3.9 Between St Leonard Gate and Bulk Road to the north of the site, there is the former Spiritualist 

Church adjacent to 18 St Leonard Gate and premises occupied by Lancaster Carpets.  This 
site is where highway improvement works are proposed. 

 
3.10 The application site also includes public highway land at Moor Lane, Stonewell, St Leonard 

Gate, Bulk Road, Parliament Street, Kingsway, Church Street, Bridge Road and Bulk Road.  
 

Access and Car Parking 
 

3.11 The piecemeal expansion of car parking on the site is reflected in numerous points of access, 
inefficient layouts for the size of sites involved and limited accessibility between different car 
parks.  Vehicular access to the surface level car parks on the site is principally from St Leonard 
Gate, Moor Lane, Alfred/Seymour Street and Edward Street.  St Leonard Gate feeds directly 
into the A6 distributor road which runs along the bottom west corner of the site. 
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3.12 Other entrances to the site provide access to service areas or yard areas behind buildings.  

There is also a degree of informal car parking at the rear of buildings in use by various 
occupiers.  

 
3.13 Notwithstanding these deficiencies, the car parking on the site serves an important purpose in 

acting as one of the most important car parks in Lancaster city centre, particularly for those 
people travelling from the north of the city. 

 
3.14 The site is severed from the existing city centre in two ways.  Most fundamentally, the A6 

divides the site from the existing part of the city centre.  Although a pedestrian crossing is 
provided across the A6 this currently has limited capacity to accommodate significant 
pedestrian flows and is not sufficient on its own to allow the safe and frequent access that will 
be required to serve the proposal.  In addition, the closest point of the site to the city’s 
shopping centre is the rear elevation of St Nicolas Arcade and Church Street.   
 
Site Characteristics 

 
3.15 In its current form, the site is underutilised given the high proportion of vacant and derelict 

buildings and predominance of surface level car parking.  There is minimal vegetation on the 
site and therefore it plays no role in terms of the provision of amenity.  While there are trees 
scattered across the site, these are not high quality mature specimens.  This is reflected in 
there being no tree preservation orders (TPOs).   

 
3.16 The land uses within the site mean that there is limited footfall.  Pedestrian foot fall is low with 

trips to the area restricted to those travelling to and from their cars, their place of work, or to 
visit the theatres/music co-op.  Therefore, pedestrian movements tend to be very building 
specific apart from the car parking. 

 
3.17 This results in a site with no public realm and no sense of place despite its obvious but 

underutilised cultural and natural assets.  The urban form of the site is weak with any 
traditional pattern of development eroded through piecemeal development and substantial land 
clearances in the past.  An analysis of the previous form of development on the site is included 
in the PPG15 report.  This results in a lack of definition to much of the street frontage in 
particular along St Leonard Gate.  

 
Adjacent Uses and Characteristics  

 
3.18 Lancaster’s core shopping area lies immediately to the western boundary of the site with the 

key shopping streets being Penny Street, Cheapside, Market Street and the western part of 
Church Street.   

 
3.19 The St Nicholas Arcade shopping centre turns its back on the site to face into the city centre.  

The part of the St Nicholas Arcade which fronts Stonewall is marked by the centre’s car park 
and service yards at lower levels and service corridors behind the shop units at upper levels, 
totalling some 5 storeys in height.   
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3.20 There is currently a conflict between pedestrians walking along Church Street and cars turning 

to enter and leave the St Nicholas Arcade car park.  This conflict also exists with service 
vehicles to and from the service yard.  This means that direct pedestrian connections to the 
city centre from the site are relatively poor and therefore lower than its true potential.   

 
3.21 The principal streets bounding the site are characterised by a mix of uses including office, 

business and residential together with limited retail uses.  The majority of the buildings on the 
north of St Leonard Gate are of 3 storeys in height with St Leonard’s House, a grade II listed 
building fronting St Leonard Gate at 5 storeys.   

 
3.22 The corner of the site fronting Stonewell is framed by buildings of generally 3 storeys in height.  

The height of buildings increases in height along Moor Lane as levels increase up to the canal.  
Where the canal crosses under Moor Lane there are a fine collection of former mill buildings 
with student accommodation in the 5 storey, Mill Hall to the north and the 4 storey Reebock 
offices to the south. 

 
Listed Buildings and Conservation Areas 

 
3.23 The site lies partially within the Lancaster City Centre Conservation Area and partially within 

the Moor Lane Mills Conservation Area and is in close proximity to the Bath Mill Conservation 
Area on the eastern side of the canal.  There are a number of listed buildings within the vicinity 
of the site and adjacent to the application boundary and these together with the conservation 
areas are identified on Parameter Plan 2 (043018-D-04 H) which is attached as Appendix 5.  
This is analysed in more detail in the PPG15 report.   
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4.0 THE DEVELOPMENT PROPOSALS 
 
4.1 The scheme proposes the comprehensive redevelopment and regeneration of the site to 

create a vibrant mixed use extension to the exiting city centre enhancing the historic assets on 
the site, strengthening the urban form and integrating it with the existing city centre.  It provides 
an opportunity to improve the retail offer of Lancaster to bring it into line with the other sub 
regional centres, all of which have or are beginning to benefit from significant investment.   

 
4.2 In summary, the proposals seek permission to provide a retail led mixed use development, 

comprising additional retail, leisure and housing together with a city centre car park.  The 
proposal also includes new pedestrian routes, cycle linkages through and around the site to 
adjoining areas, new open spaces and an enhanced canal frontage.   

 
4.3 Apart from the mix of uses, increased permeability is a key feature of the proposals.  The 

proposals provide a new strong pedestrian link to the canal from the city centre as well as 
better connectivity across and over the ring road. 

 
4.4 The proposed layout of the scheme is set out in parameters plans submitted with the 

application with a breakdown of uses within each block provided at Appendix 6.  A summary 
floor area breakdown of the uses proposed is as follows: 
 
TABLE 4.1 
 Maximum Gross External 

Area sq m 
Minimum Gross External 
Area sq m 

 
Retail (A1, A2, A3) 

 
44,411 

 
42,189 

 
Workshop (B1) 

 
227 

 
205 

 
Leisure (D1,D2) 

 
1,684 

 
1,600 

 
Rehearsal Space  

 
818 

 
450 

 
  

Number of Residential Units Minimum - Maximum 
 
Residential Units 

 
55 – 92 

 
 
Car Parking 

 
Spaces  Minimum – Maximum 

 
Public spaces 

 
790 – 810 

 
Private spaces  

 
20 – 98 

 
4.5 A summary of the key components of the scheme are as follows: 
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 The retention of the listed buildings surrounding the site and the funding to the Dukes 

and Grand Theatres to allow future expansion thereby contributing to the city tourist 
attraction; 

 The re-provision of a purpose built facility for the musicians co-op;  
 The provision of new pedestrian routes within the scheme providing access directly 

to the canal side and a new vibrant mixed waterside use area; 
 The consolidation of exiting car parking on the site into a modern, secure multi-level 

car park at the northern apex of the site to intercept traffic before it reaches the ring 
road to encourage ‘park and walk’; 

 Provision of a new retail quarter for the city centre with direct and level access from 
the site into the existing city centre via a high level pedestrian link as well as 
improvements to the grade level crossing; 

 Provision of new anchor department store; 
 Supporting leisure, workshop and ancillary uses; 
 Provision of a significant number of homes close to the canal including affordable 

housing; 
 Provision of an underground service area with dedicated access from St Leonard 

Gate;  
 Highways improvement works to allow access to the site together with reduction of 

rat running through local residential areas thereby improving residential amenity; 
 Creation of a major new urban open space within the centre of the scheme and new 

public realm throughout. 
 

 Relocation of Existing Occupiers 
 
4.6 A number of existing uses within the site are to be relocated including the Musicians Co-op 

which will be re housed within Block B03 (refer to Parameter Plan 3).  The existing car parking 
numbers within the site are to be replaced within the multi level car park together with 
additional car parking to service the development.  Workshops and showroom premises on St 
Leonards Gate are being provided on St Leonard Gate to accommodate existing site users.   

 
Key Components of the Planning Application 

 
 Retail Uses 
 
4.7 New retail and restaurant/cafe floorspace is proposed to substantially enhance the retail offer 

of Lancaster city centre consistent with its sub-regional role.  The form of the application allows 
for flexibility in the eventual size and shape of units to be brought forward to meet occupier 
demand.  Many of the retail units are likely to benefit from accommodation over two floors with 
access provided internally at ground floor level to a mezzanine or first floor level.  These upper 
levels may or may not be used for trading.  The parameters allow flexibility in height between 
one and two storey buildings depending on operator requirements.   

 
4.8 This flexibility is subject to the self-imposed restrictions on the defined blocks set out in the 

parameter plans and parameters reports.  The provision of this range of unit types with the 
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depth and height as shown is not normally achievable in existing and historic city centres and 
will allow Lancaster to meet the operational requirements of retailers currently not represented 
in the city.  

 
4.9 A department store is proposed at the eastern part of the site with the main retail frontage onto 

the new Central Square.  Its specification has been developed with its proposed occupier 
Debenhams, and therefore will be tailored to meet this retailer’s operational requirement.  The 
layout as shown allows for direct access into this store from the multi level car park together 
with a main entrance onto the central square and onto the canal.  

 
4.10 Restaurants, cafes and coffee shops will be distributed around the development.  These units 

are likely to be located around the new spaces within the development such as the Central 
Square and Canal Walk where they can generate activity and a sense of place.  These uses 
represent an important vibrant part of a modern city centres and can contribute significantly to 
the urban environment.  No public houses or bars are proposed.   

 
4.11 The main pedestrian routes within the development will be Central Street and Canal Link and 

these will provide the key retail frontages.  The site will also benefit from excellent permeability, 
linking to other parts of the city centre from Edward Street North and South, Seymour Street 
and from Canal Walk.  The site will benefit from new linkages to the north from Phoenix Street 
to a new street linking with the new urban park and adjacent canal and moorings.  A central 
public space will be at the heart of the development with the main entrances to the department 
store and other shops.  Parameter Plan 3 shows the proposed layout of streets and spaces. 

 
Residential Uses 

 
4.12 The proposals include the provision of a minimum of 55 and a maximum of 92 homes.  The 

precise number and type of homes will dependent on prevailing market conditions and need 
which will be established at reserved matters stage in continued consultation with Lancaster 
City Council.   

 
4.13 The proportion of affordable housing will be calculated on the basis of the cumulative number 

of dwellings including those proposed in the separate application for residential development 
on Moor Lane (Application 7).  25% of the total number of units will be for affordable housing. 

 
4.14 The residential accommodation to be provided by Application 1 is to be a mix of town houses 

providing family accommodation, as well as flats.  The residential accommodation is proposed 
within Blocks B06 and B08 (refer to Parameter Plan 3) with town house accommodation 
immediately opposite the existing houses on Alfred Street and towards the southern end of 
Alfred Street a new urban park will be created around which new flats will be located (Block 
B08).  Flats are also proposed in a further block at the junction of Alfred Street and St Leonard 
Gate (Block B06).  This will create a quiet residential area in proximity to the canal and the new 
park. 
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 Leisure Uses  
 
4.15 The proposals result in an opportunity to enhance the existing leisure uses on the site through 

the relocation of the existing musician’s co-op into a purpose built unit at lower ground floor 
level in Block B03.   

 
4.16 Opposite the Grand Theatre, leisure accommodation is proposed (Block B04) and it is 

envisaged that this may be suitable for a gymnasium/health and fitness centre and/or crèche.  
This accommodation and the new musician’s co-op will front onto a new space adjacent to the 
Grand Theatre.  The orientation and nature of these buildings and uses will form a group 
attraction of cultural and leisure uses centred upon the new square.  

 
4.17 These uses will introduce vitality into the area both during the day and into the evening and will 

provide supporting facilities for the residential population within the site. 
 
 Access and Parking  
 
4.18 The development will provide a dedicated short stay customers car park at the northern apex 

of the site to serve as a city centre car park.  Up to 810 short stay shopper car parking spaces 
(public spaces) are proposed to replace the existing parking on the site and will provide 
additional spaces to serve the development.  These will be distributed between the main car 
park and parking to be provided adjacent to the Grand Theatre.  Vehicular access will be 
provided from St Leonard Gate.    

 
4.19 Car parking for other users of the development (private spaces) will be situated underneath 

Blocks B10, B09 and B08 and along Alfred Street and shall not exceed 98 spaces.  This car 
parking will be primarily for the use of residents of the town houses and flats and their visitors.  

 
4.20 Transport and access is a key issue for this scheme given the location of the site and the traffic 

volumes which are already within Lancaster given the route of the A6 through the City.  A 
detailed and comprehensive traffic assessment is submitted by Mayer Brown in support of the 
application to consider the issues.  

 
4.21 The key objective of the transport and highways proposal is to ensure that the linked trips to 

the site are facilitated allowing a park and walk arrangement between the site and the city 
centre.  The location of the car park is key to this and its position at the northern apex of the 
site seeks to intercept trips before they reach the ring road.  Dedicated pedestrian access will 
be provided from the car park into the site and through to the city centre.   

 
4.22 A cycle route is proposed along Alfred Street and out to the canal side to link up with the 

existing cycle route along the canal.  A new pedestrian and cycle route from the canal out onto 
Moor Lane is also provided allowing cyclists access out onto Moor Lane from the canal.  Cycle 
parking will be provided at various locations throughout the site as shown on Parameter Plan 
10.  
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4.23 The site is surrounded by numerous bus stops, the nearest being on Bulk Road, Moor Lane 
and the main Lancaster Bus Station on Wood Street. These stops are all within 400m of the 
site with a walk time of approximately 5 minutes and give access to the majority of bus routes 
serving Lancaster.  These services mean that frequent and regular access to a wide range of 
local and regional destinations is provided maintaining a high level of public transport 
accessibility to the site. 

 
 Servicing 
 
4.24 A dedicated servicing area to serve the majority of the scheme is proposed beneath the level 

of streets within the development with direct vehicular access provided from St Leonard Gate.  
The precise size of the service area has not been fixed at this stage.  A new roundabout is 
proposed on St Leonard Gate to allow dedicated vehicular servicing and public car park 
access from the single access point which will provide two way access and egress.  There will 
be right out only egress to the north for service vehicles. 

  
4.25 Small service zones, some of which are existing will be provided around the periphery of the 

site specifically servicing other commercial businesses that will remain in situ.  
 
 Open Space 
 
4.26 The overall concept for the public spaces within the development is to integrate with the 

historic landscape and extend the urban character of the city centre.  Central to this concept is 
to develop a clear levels strategy in order to allow ready access to all potential users.  The 
public realm proposals establish a series of urban spaces and routes taking their scale and 
form from the historic street pattern of the city centre.  The development creates six distinct 
areas which are defined by parameter plans 7 and 11 and are discussed in more detail in the 
Planning Parameters Report and Design and Access Statement.   

 
4.27 Two key spaces are provided, the minimum areas for which are defined in the Parameters 

Report.  The first in the Central Square which provides a new open space at the intersection of 
streets, marked by retail frontages.  The second is the new urban park adjacent to the canal 
and residential area off Alfred Street. 

 
 Other Applications 
 
4.28 In addition to the main planning application which this statement considers, Centros Miller is 

also submitting two simultaneous applications for the redevelopment of two sites within the 
wider development area which front onto Moor Lane (Applications 7 and 12).  Although 
submitted as separate applications, the proposals for these sites from an integral part of the 
comprehensive redevelopment of the Canal Corridor North site and are only submitted 
independently for reasons of implementation.  These associated applications are as follows: 

 
  Moor Lane Residential – Outline Planning Application for redevelopment to provide 

up to 68 residential units together with associated landscaping and car parking. 
  Mitchells HQ - Outline planning application for redevelopment to provide a building 
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with retail at ground floor and offices above with associated car parking.  
 
4.29 Each application will be accompanied by appropriate supporting information.  
 

The Theatres  
 

4.30 Discussions between Centros Miller and the Dukes and Grand Theatres have been ongoing 
since the beginning of the masterplanning process in 2005 with a view to facilitating the 
improvement and extension of both theatres.   

 
4.31 Centros Miller is committed to providing financial support to both theatres to allow extension 

works to be undertaken.  Discussions will continue and it is hoped that schemes can be 
brought forward for submission within the consideration period of the outline application for the 
main site.  The financial contributions will be set out in a Section 106 Agreement.  The 
Applicant proposes two planning obligations.  These obligations will require the Applicant to 
pay the Council on commencement of development the sum of £500,000 for works to the 
Grand Theatre and £1,000,000 for works to the Dukes Theatre, such sums to be placed in an 
earmarked account and to be available for these purposes for 5 years.  In addition, the 
Applicant will meet the fees of the professional team responsible for the design and 
implementation of the works if they are carried out by the Applicant at the same time as the 
main development. 

 
Bridge Link & Accessibility to the City centre 

 
4.32 The existing grade level pedestrian crossing of the A6 will be enhanced, benefiting from the 

proposed linking of the signal crossings around the city’s gyratory system.   
 
4.33 A pedestrian link is proposed at high level to allow level pedestrian access from the site to the 

existing city centre.  A link of this nature will alleviate the need to cross the A6 and will provide 
a seamless join into the existing city centre shopping area.  The strategy is to encourage a 
choice of pedestrian access to the site. 
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5.0 PLANNING POLICY CONTEXT 
 
5.1 This section considers the relevant planning policy applicable to the site and addresses how 

the proposals accord with these policy requirements.  Section 38(6) of the Planning and 
Compulsory Purchase Act 2004 requires that planning applications shall be determined: 

 
‘…..in accordance with the (development) plan unless material considerations 
indicate otherwise.’ 

 
5.2 The development plan for the purposes of Section 38(6) of the Planning and Compulsory 

Purchase Act 2004 comprises the Joint Lancashire Structure Plan (March 2005) and the draft 
Regional Spatial Strategy (the North West Plan:  Submitted Draft Regional Spatial Strategy for 
the North West of England (January 2006)) together with the Lancaster Local Plan adopted in 
September 2004 and the Statement of Community Involvement (adopted June 2006).. 

 
5.3 This section firstly assesses the national planning policy relevant to the proposal in the form of 

Planning Policy Guidance notes (PPGs) and Planning Policy Statements (PPSs). 
 
 National Policy 
 
5.4 The national policy relevant to the proposal are as follows:  
 

 PPS1  - Sustainable Development (2005) 
 PPS3  - Housing (2005) 
 PPS6  - Planning for Town Centres (2005) 
 PPG13   - Transport (2001) 
 PPG15  - Planning and the Historic Environment (1994) 

 
 PPS1- Delivering Sustainable Development (2005) 
 
5.5 The guidance is based around the principles of sustainable development for both the 

preparation of development plans and in the approach to new development. It advocates 
sustainable development as a core principle underpinning planning and at its heart is the idea 
of ensuring a better quality of life for all.  

 
5.6 The PPS also encourages a positive approach to planning and development which is 

underpinned by greater and earlier community involvement and consultation which has been 
embraced by Centros Miller in its approach to the development. 

 
5.7 Four aspects to sustainable development are identified.  They are: 
 

 High and stable levels of economic growth and employment; 
 Social progress; 
 Environmental protection; and 
 Prudent use of natural resources.  
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5.8 It is important to note that the PPS promotes a pro-active rather than re-active approach: 
 

‘… planning should facilitate and promote sustainable  …… urban ….. development 
by:  making land available for development in line with economic, social and 
environmental objections; contributing to sustainable economic development; 
protecting and enhancing the natural and historic environment, the quality and 
character of the countryside, and existing communities; ensuring high quality 
development through good and inclusive design, and the efficient use of resources; 
and ensuring that development supports existing communities and contributes to the 
creation of safe, sustainable, liveable and mixed communities with good access to 
jobs, and key services for all members of the community.’  

          (para 5) 
 
5.9 The guidance sets out the need for an integrated approach to new development, promoting 

mixed uses which will in turn create balanced communities and safer environments for people 
to live in.   It also advocates the need for greater and earlier community involvement and 
consultation in the planning process (para 12).  This allows a better natural understanding of 
objectives and constraints.   

 
5.10 With regard to sustainable economic development, expanding upon the four aspects identified 

above, the Government asks planning authorities to: 
 

 Recognise that economic development can deliver environmental and social 
benefits; 

 Recognise the wider sub-regional, regional or national benefits of economic 
development and consider these alongside any adverse impacts; 

 Ensure that suitable locations are available for industrial, commercial, retail, tourism 
and leisure developments so that the economy can prosper; 

 Provide for improved productivity, choice and competition, particularly when 
technological and other requirements of modern businesses are changing rapidly; 

 Recognise that all local economies are subject to change; planning authorities 
should be sensitive to these changes and the implications for development and 
growth; 

 Actively promote and facilitate good quality development which is sustainable and 
consistent with their plans. 

           (para 23) 
5.11 In order to deliver sustainable development, as a general approach to preparing development 

plans, planning authorities are asked to:  
 

  Promote national, regional, sub-regional and local economies by providing, in 
support of the Regional Economic Strategy, a positive planning framework for 
sustainable economic growth to support efficient, competitive and innovative 
business, commercial and industrial sectors; 

  Promote urban and rural regeneration to improve the well being of communities, 
improve facilities, promote high quality and safe development and create new 
opportunities for the people living in those communities.  Policies should promote 
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mixed use developments for locations that allow the creation of linkages between 
different uses and can thereby create more vibrant places; 

  Promote communities which are inclusive, healthy, safe and crime free, whilst 
respecting the diverse needs of communities and the special needs of particular 
sectors of the community; 

  Bring forward sufficient land of a suitable quality in appropriate locations to meet the 
expected needs for housing, for industrial development, for the exploitation of raw 
materials such as minerals, for retail and commercial development, and for leisure 
and recreation - taking into account issues such as accessibility and sustainable 
transport needs, the provision of essential infrastructure, including for sustainable 
waste management, and the need to avoid flood risk and other natural hazards; 

  Provide improved access for all to jobs, health, education, shops, leisure and 
community facilities, open space, sport and recreation, by ensuring that new 
development is located where everyone can access services or facilities on foot, 
bicycle or public transport rather than having to rely on access by car, while 
recognising that this may be more difficult in rural areas; 

  Focus developments that attract a large number of people, especially retail, leisure 
and office development, in existing centres to promote their vitality and viability, 
social inclusion and more sustainable patterns of development; 

  Reduce the need to travel and encourage accessible public transport provision to 
secure more sustainable patterns of transport development. Planning should actively 
manage patterns of urban growth to make the fullest use of public transport and 
focus development in existing centres and near to major public transport 
interchanges;  

  Promote the more efficient use of land through higher density, mixed use 
development and the use of suitably located previously developed land and 
buildings. Planning should seek actively to bring vacant and underused previously 
developed land and buildings back into beneficial use to achieve the targets the 
Government has set for development on previously developed land;  

  Enhance as well as protect biodiversity, natural habitats, the historic environment 
and landscape and townscape character;  

  Address, on the basis of sound science, the causes and impacts of climate change, 
the management of pollution and natural hazards, the safeguarding of natural 
resources, and the minimisation of impacts from the management and use of 
resources.  

 
5.12  The PPS also places emphasis on the importance of design which is seen as a key element in 

achieving sustainable development (para 33) and community involvement which is one of the 
principles of sustainable development (para 41).  

 
 PPS3- Housing (November 2006) 
 
5.13 This national planning guidance is concerned with the delivery of high quality, well designed 

housing.  PPS3 requires local authorities to plan to meet housing needs, taking account of 
household requirements.  Local authorities should plan for mixed and balanced communities 
incorporating affordable housing where needed.  The policy statement explains that new 
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housing developments should have regard to the existing character and scale of an area, and 
be well designed to be inclusive and safe places. It also stresses that Local Authorities should 
encourage sustainable housing development that is environmentally friendly and includes a 
proportion of affordable housing.  

 
5.14 It is the Government’s policy to ensure: 
 

‘…that housing is developed in suitable locations which offer a range of community 
facilities with good access to jobs, key services and infrastructure.’  

           (para 36) 
 
5.15 PPS3 promotes housing as part of mixed use developments.  Development should be 

concentrated in existing urban areas making more efficient use of land and adopting a 
sequential approach to site selection (para 36).  Previously developed land which is accessible 
by a range of modes of transport is preferred 

  
 PPS6- Planning for Town Centres (March 2005) 
 
5.16 This policy guidance sets out the Government’s approach to town centre development.  PPS6 

promotes a proactive approach to accommodating retail growth through plan-led development 
which contains a mix of uses on sites accessible by a choice of modes of transport and make 
efficient use of land.  

 
5.17 Paragraph 1.3 sets out the Government’s key objective for town centres is to promote their 

vitality and viability by: 
 

 Planning for growth and development of existing centres; and 
 Promoting and enhancing existing centres by focusing development is such centres 

and encouraging a wide range of services in a good environment, accessible to all 
 
5.18 The policy is pro-active.  Other Government objectives are listed in paragraph 1.4: 
 

 Enhancing consumer choice by making provision for a range of shopping, leisure 
and local services, which allow genuine choice to meet the needs of the entire 
community, and particularly socially excluded groups; 

 Supporting efficient, competitive and innovative retail, leisure, tourism and other 
sectors, with improving productivity; and 

 Improving accessibility, ensuring that existing or new development is, or will be 
accessible and well-served by a choice of means of transport. 

 
5.19 Paragraph 1.5 promotes communities to have access to a range of main town centre uses and 

that deficiencies in provision in areas with poor access to facilities are remedied.  The same 
paragraph also seeks to deliver a more sustainable pattern of development ensuring that 
locations are fully exploited through high density mixed use development.  

 
5.20 The final bullet point of paragraph 1.5 summarises the objectives of the design and 
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development team in relation to the site: 
 

‘to promote high quality and inclusive design, improve the quality of the public realm 
and open spaces, protect and enhance the architectural and historic heritage of 
centres, provide a sense of place and a focus for the community and for civic activity 
and ensure that town centres provide an attractive, accessible and safe environment 
for businesses, shoppers and residents.’ 

 
5.21 Paragraph 1.6 requires that regional planning bodies and local planning authorities should be: 
 
  ‘… planning positively for their (town centres) growth and development ….’  
 
5.22 It is suggested that this can be achieved by developing a hierarchy and network of centres.  

This issue is considered at length in the Retail Assessment. 
 
5.23 The need for further main town centre uses should be assessed to ensure that there is capacity 

to accommodate this. 
 
5.24 Local authorities should focus development in and plan for the expansion of existing centres as 

appropriate and at the local level identify appropriate sites in development plan documents.  
Lancaster City Council has done this in its SPG for the site. 

 
5.25 Paragraph 1.7 notes that it is not the role of the planning system to restrict competition, 

preserve existing commercial interests or to prevent innovation.  This is a theme that has been 
carried over from previous versions of PPG6. 

 
5.26 There is support for housing in most mixed use multi-storey developments (paragraph 1.9). 
 
5.27 The particular position faced by Lancaster in terms of the limited availability of sites is 

considered in paragraph 2.5: 
 

‘Where growth cannot be accommodated in identified existing centres, local planning 
authorities should plan for the extension of the primary shopping area if there is need 
for additional provision or, where appropriate, plan for the extension of the town 
centre to accommodate other main town centre uses.’ 

 
5.28 Further guidance is provided in paragraph 2.6: 
 

‘Where extensions of primary shopping areas or town centre uses are proposed, 
these should be carefully integrated with the existing centre both in terms of design 
and to allow easy access on foot.  Extension of the primary shopping area or town 
centre may also be appropriate where a need for large developments has been 
identified and this cannot be accommodated within the centre.  Larger stores may 
deliver benefits for consumers and local planning authorities should seek to make 
provision for them in this context.  In such cases, local planning authorities should 
seek to identify, designate and assemble larger sites adjoining the primary shopping 
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area (i.e. in edge of centre locations).’ 
 
5.29 Paragraph 2.14 advises that the need for major town centre development of a regional or sub-

regional (like Lancaster) importance should be addressed through the regional spatial strategy 
(RSS). 

 
5.30 The guidance on quantitative and qualitative need identifying deficiencies in provision, the 

capacity of centres to accommodate new development, the scope for extending primary 
shopping areas and/or town centre boundaries and identifying and allocating sites is drawn 
together in paragraph 2.16. 

 
5.31 Paragraphs 2.19 – 2.22 promote high quality and inclusive design in the development of town 

centres.  Design should incorporate a mix of uses and on multiple levels.  In particular, 
residential or office uses are promoted at upper levels. 

 
5.32 The use of compulsory purchase powers is advocated in paragraph 2.52 to assemble sites if 

necessary.  Sites within and on the edge of the town centre are appropriate sites for the use of 
such powers.  The guidance also mentions specifically sites that are underutilised such as car 
parks and single storey buildings which could be redeveloped for multi storey mixed use 
development. 

 
5.33 Section 3 set out how developments should be assessed.  The principal tests are set out in 

paragraph 3.4: 
 

‘a) the need for development; 
b) that the development is of an appropriate scale; 
c) that there are no more central sites for the development; 
d) that there are no unacceptable impacts on existing centres; 
e) that locations are accessible.’  

 
5.34 Therefore, in terms of Centros Miller’s proposals, the following tests apply.  Qualitative and 

quantitative need are relevant under (a) as the site falls outside of the primary shopping area 
and town centre boundary for the purposes of PPS6.  In terms of scale (b), paragraph 2.41 is 
relevant as the scale of the development must relate to the role and function of the centre and 
its catchment, and where a need has been identified, as it has in Lancaster, the local authority 
has identified a site on the edge of the catchment (the application site) that is capable of 
accommodating the development (para 2.43). 

 
5.35 In terms of the sequential approach (c), the City Council has followed the guidance in 

paragraphs 2.5 and 2.6 of PPS6 and has identified the Canal Corridor North site as being 
appropriate for retail development.  Therefore it is unnecessary to undertake further sequential 
site testing. 

 
5.36 Impact (d) is also a useful test of whether the scale of development is appropriate, as where a 

development will lead to a change in market share resulting from a particular attraction such as 
a department store rather than relying solely on expenditure growth, impact allows an 



LAN CAST E R   pa ge  24 of 50 
PLA NNI NG ST AT EMENT   
 

 

 

 

   

assessment to be made of whether the trade redistribution from other centres is acceptable.  
 
5.37 Finally, accessibility is assessed in the Transportation Assessment.  This also can be assed by 

reviewing the site’s basic accessibility by different modes of transport.  
 
 PPG13 – Transport (2001) 
 
5.38 The main objectives of PPG13 are to promote more sustainable modes of transport, promote 

accessibility to employment opportunities, retail outlets, services and leisure facilities and to 
reduce the need to travel, with particular reference to the private car.  

 
5.39 Paragraph 6 of the guidance provides advice for local planning authorities when preparing 

development plans and considering planning applications. 
 

 ‘Actively manage the pattern of urban growth to make the fullest use of 
public transport, and focus major generators of travel demand in city, town 
and district centres and near to major public transport interchanges; 

 
 locate day to day facilities which need to be near their clients so that they are 

accessible by walking and cycling; 
 
 accommodate housing principally within existing urban areas, planning for 

increased intensity of development for both housing and other uses at 
locations which are highly accessible by public transport, walking and 
cycling; 

 
 ensure that development comprising jobs, shopping, leisure and services 

offer a realistic choice of access by public transport, walking and cycling; and 
 
 give priority to people over ease of traffic movement and plan to provide 

more road space to pedestrians, cyclists and public transport in town 
centres, local neighbourhoods and other areas with a mixture of land uses’. 

 
5.40 PPG13 places emphasis on local authorities to maximise the use of ‘key sites’ which are most 

accessible such as town centres. Local authorities should seek to ensure that land is used 
efficiently and to allocate/reallocate sites for intensive development for travel intensive uses 
such as retailing and offices. (Paragraph 21) 

 
5.41 Paragraph 28 states that: 
 

‘…. New development should help to create places that connect with each other 
sustainably, providing the right conditions to encourage walking, cycling and the use 
of public transport.’ 
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5.42 The proposed development provides a choice of pedestrian linkages to and from the city centre 
as well as ensuring cycling and public transport accessibility.  The benefits of pedestrianised 
streets, in terms of traffic management, are also recognised in paragraph 67. 

 
5.43 PPG13, while preceding the publication of PPS6, incorporates many of the key principles of 

this guidance – including support for mixed-use development.  In paragraph 30, such 
development is recognised as promoting vitality and diversity as well as promoting walking as 
a primary mode of travel.   

 
5.44 Finally, in paragraph 76, the guidance highlights the importance of walking.  This can be 

achieved through attention to design, location and access arrangements for new development 
as well as promoting high density mixed use development in and around the town centre.  
Local authorities are also required to ensure provision for, and sympathetic design for, cycling. 

 
PPG15- Planning and the Historic Environment (September 1994) 

 
5.45 PPG15 sets out the Government’s policies for the protection of historic buildings, conservation 

areas and other elements of the historic environment. It reaffirms the local planning authority’s 
statutory requirement to pay special attention to the desirability of preserving or enhancing the 
character and appearance of the conservation areas advising that consent for demolition of 
buildings should not be given unless there are acceptable and detailed plans for 
redevelopment that are provided.  This is why a separate specialist PPG15 report accompanies 
the application. 

 
5.46 Community benefits arising from the proposals and the design of the replacement building may 

be taken into account in considering whether conservation area consent should be granted. 
While prioritising the protection of the historic environment, paragraph 1.2 PPG 15 recognises 
that this environment cannot in practice be preserved unchanged and states that, when 
considering proposals for new development: 

 
‘…. the objective of planning processes should be to reconcile the need for economic 
growth with the need to protect the natural and historic environment.’ 

 
5.47 Paragraph 4.16 of the guidance states that: 

 
‘Many conservation areas include the commercial centres of towns…of which they 
form part. While conservation (whether by preservation or enhancement) of their 
character or appearance must be a major consideration, this cannot realistically take 
the form of preventing all new development; the emphasis will generally need to be 
on controlled and positive management of change … policies will need to be 
designed to allow the area to remain alive and prosperous … but at the same time to 
ensure that any new development accords with the area’s special architectural and 
historic interest’.  

 
5.48 The proposals for the Canal Corridor North site involve the demolition of several existing 

buildings on the site.  In respect of the proposed demolition of unlisted buildings in 
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conservation areas, local planning authorities are statutorily required to pay special attention to 
the desirability of preserving or enhancing the character or appearance of the area in question.  
It is expected that account be taken of the part played by the building proposed for demolition 
in the architectural or historic interest of the area, and especially, the wider effects on the 
building’s surroundings and the conservation area as a whole.   

 
5.49 The Secretary of State indicates in paragraph 4.27 that proposals for demolishing buildings 

which make a positive contribution to the character or appearance of the conservation area 
should be determined broadly following the same criteria that are used to determine 
applications for the demolition of listed buildings which are set in paragraphs 3.16-3.19 which 
are: 
 

‘i. The condition of the building, the cost of repairing and maintaining it in 
relation to its importance and to the value derived from its continued use.  

ii. The adequacy of efforts made to retain the building in use.   
iii. The merits of alternative proposals for the site.  ’  

 
5.50 PPG 15 acknowledges that the merits of alternative proposals are a material consideration: 

 
‘There may very exceptionally be cases where the proposed works would bring 
substantial benefits for the community, which would have to be weighed against the 
arguments in favour of preservation.’ (paragraph 3.19) 

 
5.51 Paragraph 4.27 goes on to say : 

 
‘In less clear cut cases - for instance, where a building makes little or no such 
contribution - the local planning authority will need to have full information about what 
is proposed for the site after demolition.  Consent for demolition should not be given 
unless there are acceptable and detailed plans for any redevelopment.  It has been 
held that the decision-maker is entitled to consider the merits of any proposed 
development in determining whether consent should be given for the demolition of an 
unlisted building in a conservation area.’ 

 
5.52 We anticipate that a planning condition or Section 106 Agreement Obligation will require that a 

contract for the construction of replacement consented buildings is in place before demolition of 
buildings within the conservation area takes place.  The quality of these replacement buildings 
will be considered at reserved matters stage. 

 
5.53 PPG15 identifies the statutory requirement for local planning authorities to consider the impact 

of proposed developments which affect the setting of a listed building. Paragraph 2.7 states 
that: 

  
‘Even where a building has no ancillary land- for example in a crowded urban street- 
the setting may encompass a number of other properties. The setting of individual 
listed buildings very often owes its character to the harmony produced by a particular 
grouping of buildings (not necessarily all of great individual merit) and to the quality 
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of spaces created between them.’ 
 

5.54 Paragraph 2.16 sets out the requirements for local planning authorities considering applications 

for works which affect a listed building.  In these cases LPAs should have regard to the 

desirability of preserving the setting of the building.  

 
Regional Policy   
  
 Joint Lancashire Structure Plan (March 2006) 

 
5.55 The aims of this document are set out as being: 
 
 ‘…to secure the efficient and effective use of land in the interests of the public.” 
 
5.56 The Plan sets out strategic policies and proposals for the development, use and conservation 

of land in Lancashire and for the management of traffic and waste. It establishes the amount 
and general location of development. The vision set down by the plan is to: 

 
‘…achieve greater sustainability through balanced growth and better management of 
resources. The emphasis will be on urban regeneration, with development 
concentrated on town centres, inner urban areas and the recycling of brownfield 
land, with less and less need for greenfield development.’ 

 
5.57 Objectives and key targets of the plan include to protect and enhance the vitality of town 

centres (para 4.2) and to encourage the most efficient use of Lancashire’s land resources 
(para 4.6). 

 
5.58 Paragraph 5.3 confirms that The Principal Urban Areas have the most comprehensive public 

transport networks and their town centres and adjoining sites will be the focus for major retail 
and leisure proposals.  Para 5.8 confirms that 41,560 new homes will need to be provided 
during the plan period setting a target of 70% of housing requirements to be met on brownfield 
land (para 5.10) 

 
5.59 Policy 1 states the following: 
 

‘Development will be located primarily in the principal urban areas, main towns, key 
service centres (market towns) and strategic locations for development and will 
contribute to achieving: 

 
(a) The efficient use of buildings, land and other resources; 
(b)  High accessibility for all by walking, cycling and public transport, with trip 

intensive uses focussed on town centres; 
(c)  A balance of land uses that helps achieve sustainable patterns of 

development; 
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(d)  Accelerated rates of business development in the regeneration priority 
areas; 

(e) Appropriate development at Blackpool airport, ports and regional investment 
sites; 

(f)  Urban regeneration, including priority re-use or conversion of existing 
buildings, and then use of brownfield sites; 

(g)  Enhanced roles for town centres as development locations and public 
transport hubs’.’ 

 
5.60 Policy 2 states that most development will be located in the principal urban areas - Lancaster 

being identified as one of these areas.  Target 2.1 of this policy seeks 75% of new housing 
development to be located in the principal urban areas and main towns.  

 
5.61 Policy 7 sets out the requirements in relation to car parking and states that car parking will be 

managed in the following ways: 
 

‘(a) In the principal urban areas of Blackburn, Blackpool, Burnley, Lancaster and 
Preston long-stay commuter car parking within the designated town centre 
will be progressively reduced;…. 

(d) Priority will be given to short-stay car parking in town centres through 
adoption of appropriate management measures, including parking at new 
developments.’ 

 
5.62  Policy 12 sets out that an additional 5,120 dwellings are to be provided within Lancaster during 

the plan period with priority given to the use of previously developed land. 
 
5.63  Policy 16, ‘Retail, Entertainment and Leisure Development’ identifies Lancaster as being within 

the first tier of town centre hierarchies, and advises that any development should be 
appropriate to the scale of the existing centre. This policy again advocates the sequential 
approach to site selection for these types of uses, which is explored within the retail 
assessment submitted with this application.  

 
5.64  Supporting text in paragraph 6.3.47 states that: 
 

‘In determining the appropriateness of scale, major retail, entertainment, leisure 
development, which is intended to serve a sub-regional catchment, should be 
located in the centres at the top of the hierarchy(Tier 1).’ 

 
5.65  Paragraph 6.3.48 states that:  

 
‘In addition, development in Preston, Lancaster and other towns, should have 
respect for their role as historic centres. This requires the sensitive integration of new 
development where needed, plus a regard for maintaining and enhancing their 
setting.’  

 
5.66 Policy 20 ‘Lancashire’s Landscapes’ is related to a number of identified character types that 
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are identified on an accompanying map.  Lancashire City centre is identified as ‘Historic Core’.  
This policy expects development to be appropriate to the landscape character type in which it 
would be situated and that it should contribute to its restoration, conservation or enhancement.  
The policy states that proposals will be assessed in relation to a number of matters including: 

 
 Local distinctiveness; 
 Visual intrusion; 
 The layout and scale of buildings and designed spaces; 
 The quality and character of the built fabric; 
 Historic patterns and attributes of the landscape. 

 
5.67 The reasoned justification in support of Policy 20 states that assessment of development 

proposals in the urban landscape will take particular account of ‘settlement pattern and 
settings, scale, character and condition of the built fabric, heritage, archaeology, designed 
spaces, nature conservation and community value’. 

 
5.68 Policy 21 ‘Lancashire’s Natural and Manmade Heritage’ states that heritage will be protected 

from loss or damage according to the hierarchy of designations of international, national, 
regional, county and local importance. The underlying aim of this policy is that new 
development should result in ‘no net loss’ of environmental value arising from any 
development.   

 
 Draft Regional Spatial Strategy for the North West (January 2006) 
 
5.69 As a result of the Planning and Compulsory Purchase Act, the existing Regional Planning 

Guidance for the North West (RPG13) became the Regional Spatial Strategy (RSS) for the 
North West. It includes the Regional Transport Strategy.  

 
5.70 The Draft RSS for the North West was submitted to the Government on 30th January 2006.  

The Draft RSS was the subject of an Examination in Public (EIP) held by an independent Panel 
between November 2006 and February 2007. The Panel Report is expected in May 2007.  The 
publication of proposed changes by the Secretary of State is expected in the autumn of 2007 
with final adoption anticipated early 2008. 

 
5.71 The RSS will provide a framework for development of the region over the next 15 to 20 years.  

It addresses the scale and distribution of future housing development, sets priorities for 
amongst other things, dealing with environmental issues, infrastructure, transport and 
economic development.  The key test for achieving a successful RSS is set as being the extent 
to which spatial development within the region adopts the principles of sustainable 
development. 

 
5.72 Key objectives to be achieved by 2021 through the range of policies are identified as: 

 
 Improved, sustainable economic growth, closing the gap with parts of the country 

that have the highest economic performance; 
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 A more competitive, productive and inclusive regional economy, with more people in 
employment that uses and develops their knowledge and skills; 

 The development of urban, rural and coastal communities as safe, sustainable, 
attractive and distinctive places to live, work and visit; 

 The reduction of economic, environmental, educational, health and other social 
inequalities between North West communities; 

 The protection and enhancement of the region’s built and natural environmental 
assets, its coastal areas and unique culture and heritage; 

 The active management and prudent use of our natural and man made resources, 
with fewer emissions of key greenhouse gases, and the most efficient use of 
infrastructure; and; 

 The introduction of a safe, reliable and effective integrated transport network that 
supports opportunities for sustainable growth and provides better links with jobs and 
services. 

 
5.73 The plan sets out four regional development principles in policy DP1 as follows: 
 

 Make more sustainable transparent decisions; 
 Make better use of land buildings and infrastructure; 
 Ensure quality in development; 
 Tackle Climate Change  

 
5.74 Policy RDF 1 sets out the main development locations within the region and confirms that  
 

‘plans and strategies will support the concentration of “most new development in the 
region within the urban areas of the Regional Centres, Regional Towns and Cities” 

 
5.75 Lancaster is identified as being a Regional City.  
 
5.76 Policy W5 addresses retail development and states that 
 

‘Plans and strategies should promote retail investment where it assists in the 
regeneration and economic growth of the North West’s town and city centres. In 
considering proposals and schemes any investment made should be consistent with 
the scale and function of the centre, should not undermine the vitality and viability of 
any other centre or result in the creation of unsustainable shopping patterns.’ 

 
5.77 The policy goes on to identify centres where retailing facilities should be enhanced and 

encouraged to ensure a sustainable distribution of high quality retail facilities outside of the 
regional centres. 

 
5.78 Table 9.1 of Policy L4 sets out the housing need for the region and identifies the need for the 

provision of 400 homes per annum over the period totalling a need for 7,200 homes during the 
plan period. 
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 Local Policy  
 
 Lancaster District Local Plan (Adopted 2004) 
 
5.79 The Lancaster District Local Plan was adopted in April 2004, and provides relevant advice for 

the proposed development under chapters Housing, Local Economy, Transport, and 
Environmental Protection and Enhancement.  

 
 Site specific designations 
 
5.80 The proposals map identifies the relevant designations for the Canal Corridor North site.  

These are: 
 

 Housing Opportunity Site; (Policy H3) 
 Lancaster Central Parking Area; - the existing level of parking must be retained, 

unless adequate compensation is arranged (T13); 
 Shopper and Visitor Car Park – proposals for additional car parking will be allowed 

when accompanied by equivalent reduction in the all day commuter parking (T13); 
 Strategic Cycle Network – Developments which prejudice the Cycle Network will only 

be permitted where satisfactory alternative route are provided; (T24) 
 Conservation Area – development that would adversely affect the strategic views will 

not be permitted (E35) 
 Key Townscape Feature; contained in (E37) Appendix 6 
 Stonewell Upper Floor Improvement Area; - The Council will promote the 

conservation of upper floor properties to residential use (H20)  
 Dukes Theatre – land north of Dukes Theatre is reserved for theatre development 

(R19). 
 

5.81 The site is partially within the City conservation area and partially within the Moor Lane Mills 
conservation area. 

  
 Housing 
  
5.82 Policy H3 identifies Housing Opportunity Areas within Lancaster including for 70 New 

Dwellings at Stonewell.   
 
5.83 An affordable housing target of 20% has been set for specifically identified developments, not 

including the Canal Corridor North site.  On other sites which propose 25 residential units or 
more, the Council will seek through negotiation, to ensure that a reasonable number of 
completions are affordable (Policy H10).  

 
5.84 The Council will seek to ensure that new residential developments must be of a high design 

quality and that the distinctive local identity must be retained through the use of 
complementary materials (Policy H12).   

 
5.85 New residential development with a net density of less than 30 dwellings per hectare will not 
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be permitted. Within central Lancaster, densities of more than 50 dwellings per hectare will be 
a prerequisite. (Policy H13). New residential development will be permitted within existing 
residential areas where:  

 
 there is not a loss of green space,  
 there is not an adverse effect on the residential amenity,  
 there is a high quality of amenity; and 
 there is an access provision for cycle and car parking. (Policy H19) 

 
5.86 Policy H20 refers to the ‘Stonewell Upper Floor Improvement Area’ and sets out that the 

council will promote the comprehensive conversion of the upper floors of these properties to 
residential use. 

 
 Local Economy 
 
5.87 Policy EC6 permits new employment development within Lancaster which: 
 

 Makes satisfactory provision for servicing, access, cycle and car parking; 
 is easily accessible to pedestrians and cyclists from surrounding streets; 
 pays regard to its surroundings in terms of scale, siting, design and external 

appearance; 
 uses high quality facing materials and landscaping treatment to visible frontages; 
 provides screening from servicing areas that would face public areas/open 

countryside; 
 makes sufficient provision for the disposal of sewage and wastewater and would not 

be to the detriment of water quality; 
 does not have an adverse impact on the amenity of surrounding occupiers; 
 Improves unsatisfactory environmental conditions. 

 
5.88 It is expected that any new proposals will be accompanied by a green travel plan.  
 
 Shopping 
 
5.89 Policy S1 explains that new retail development will only be permitted within the existing defined 

centres on the proposals map, which includes Lancaster at a Sub Regional level.  The 
application site is at the eastern edge of the town centre boundary.  However, Policy S2 makes 
provisions for exceptions to this for edge of centre development where: 
 
 The site is within reasonable walking distance of the existing town centre boundary; 
 The identified retail need cannot be met within the existing centre; 
 The proposal is served by public transport; 
 The site is linked to the centre by a safe pedestrian route; 
 The proposals in terms of its size scale and nature of goods sold would not adversely 

affect the vitality and viability of the existing centre.  
 

5.90 The City Council commissioned White Young Green to produce a retail study of the district 
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which was completed in 2006.  The study examined existing convenience and comparison 
shopping patterns and forecast expenditure growth generated by the resident population.  The 
study provided some estimates of capacity based on the growth in available expenditure and 
changes in market shares.  The Retail Assessment uses some of the analysis contained in this 
report to model specifically the proposed development which is the subject of the application.  
This demonstrates that the scale of development is appropriate taking account of the likely 
pattern of trade diversion and the effect on other centres as well as the opportunities for 
clawback of expenditure.   

 
5.91 Lancaster’s City centre strategy sets out a number of key elements to ensure that it retains its 

existing customer base, increases market share within its existing catchment area and wins 
back customers in areas where it has lost trade in the past.  These elements include: 
 
 The upgrading of Lancaster Bus Station; 
 The pedestrianisation of Church Street; 
 The provision of better pedestrian links between the bus station and the City centre; 
 The reduction of primary vacancy to 5% and secondary vacancy to 10%; 
 The mixed use development of the Brewery site for retail, residential and commercial 

use (Canal Corridor North); 
 The mixed use development of Dalton Square/Penny Street site; 
 The management of town centre car parking to provide more short stay parking for 

shoppers; 
 Provision of the Kingsway Park and Walk site; 
 Better provision for cyclists through the Council’s Cycling strategy. 

 
5.92 Three city centre sites are identified in Policy S3 as being suitable for mixed use development 

comprising retail, residential, business and other appropriate town centre uses: 
 

1. The Brewery Site; 
2. Dalton Square/Penny Street; and 
3. King Street. 

 
5.93 The Brewery site forms part of the Canal Corridor North site and the Local Plan states that the 

site is:  
  

‘a small backland site which could create pedestrian links between Church Street, 
Market Street, Market Square and Cheapside. Mixed-use development of this site 
could incorporate a small arcade or small high quality town centre foodstore. 
Housing, offices and other town centre uses could form part of a mixed-use 
package.’ 

 
5.94 The chain of sites between Dalton Square and Penny Street could be a new entrance to the 

shopping centre from the east. It links Dalton Square and the canalside car parks with the main 
clothes shopping street of Penny Street and the Marketgate Shopping Centre. The 
comprehensive mixed-use development of these sites, sensitively designed to protect 
important buildings, could incorporate new retail development. 
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 Transport 
 
5.95 Policy T9 explains that new housing and other development that would significantly increase 

the demand for travel should be designed to maximise the use of public transport. On sites 
poorly served by bus, it is expected that contributions to improvements towards the public 
transport network will be necessary. 

 
5.96 Policy T10 seeks to ensure that no new development will prejudice the junction improvement 

works at the land between Caton Road, St Leonard Gate and Market Street, which 
incorporates the development site.  Policy T13 states that within the Lancaster Central Parking 
Area (incorporating the development site), development that will reduce the level of visitor and 
shopper parking will be refused.  

 
5.97 Policy T15 states that within the Central Parking Area, non-residential development will only be 

permitted where no customer or staff car parking is provided, whilst Policy T16 expects other 
development to meet the council’s Car parking Standards.  Any development which will 
increase the demand for travel will need to be accompanied by a S106 agreement involving 
the payment of a commuted sum towards securing adequate accessibility to the site, and 
Policy T17 expects a Green Travel Plan where any development is likely to increase the 
number of daily trips.   

 
5.98 Policy T27 states that where a right of way is affected as the result of any development, a 

satisfactory diversion or new link must be provided.  
 

 Environmental Protection and Enhancement 
 
5.99 Policy E33 states that proposals involving external or internal alterations to a listed building 

which would have an adverse effect on the special architectural or historic character or interest 
of the buildings or their surroundings will not be permitted. 

 
5.100 The Council does not have a specified policy on preserving the setting of a listed building; 

however, the following statement is made within the plan: 
  

‘The City Council will seek to preserve the setting of listed buildings by applying 
appropriate control to the design of neighbouring development, the use of adjoining 
land, traffic management measures and the preservation of trees and landscape 
features’ 

 
5.101 Policy E35 seeks to protect the setting and urban grain of conservation areas and makes clear 

that development which would adversely affect important views into and across a conservation 
area or lead to an unacceptable erosion of its historic form and layout, open spaces and 
townscape setting will not be permitted. 

 
5.102 The change of use of buildings which make a positive contribution to a conservation area is 

dealt with by Policy E36 which states that planning permission will not be granted for the 
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change of use if associated alterations fail to preserve or enhance the character and 
appearance of the area.  It is stated that exceptions can be made when the alterations are 
essential to the future well being of the building and/or where any damaging operations are 
kept to a minimum. 

 
5.103 The demolition of unlisted buildings within a conservation area is dealt with in Policy E37.  At 

the outset, the policy states that demolition of unlisted buildings will only be approved if they do 
not make a positive contribution to the architectural or historic interest of the conservation area.  
In exceptional cases, the total or substantial demolition of positively contributing buildings will 
be permitted if it can be demonstrated that the tests set out in paragraph 3.19 of PPG 15, have 
been satisfied.  The policy also makes clear that approval for the demolition of any 
conservation area building will only be given where: 

  
‘…detailed planning permission has been given for a scheme of redevelopment 
which would preserve and enhance the conservation area including effective 
guarantees of early completion.’ 

 
5.104 Policy E38 addresses new development within conservation areas and states that proposals 

will only be permitted where these reflect the scale and style of surrounding buildings and use 
complementary materials.  The text supporting this policy states that it will only be in ‘very 
exceptional circumstances’ that permission is granted in outline for development proposals 
within conservation areas. 

 
5.105 Policy E39 on alterations and/or extensions to buildings within conservation areas states that 

permission will only be given where: 
  

‘The proposal will not result in the loss or alteration of features which contribute to 
the special character of buildings in the area; and  
‘The design, scale, form and material and quality of the proposal is sympathetic to 
the character of the building and area.’  

 
5.106 This Policy relates to the Lancaster City centre Conservation Area specifically, in which part of 

the Canal Corridor North site is located and refers to new development on vacant sites: 
  

‘Within the City centre Conservation Area as shown on the local plan proposals map, 
proposals for the redevelopment of vacant sites will only be permitted where they 
preserve or enhance the appearance and character of the area.” 

 
 Lancaster District Local Plan Supplementary Planning Guidance Note 8 (SPG) 

 
5.107 This SPG was produced in May 2002 to be used to guide development proposals.  On 

adoption of the Local Plan in 2004, the brief became formal supplementary planning guidance.  
 
5.108 The Canal Corridor North site is described in this SPG as: 
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‘…the main regeneration opportunity in central Lancaster…contains key 
listed buildings and adjoins the City centre and the Lancaster 
Canal…forms the gateway to the commercial heart of the City and links 
the City centre with surrounding residential and industrial areas.’ 

 
5.109 Several key objectives for the site are set out in the development brief including: 
 

 An attractive entrance to the City centre forming a natural extension to the City 
centre and a seamless join between the commercial and employment centre of 
Lancaster and surrounding residential areas 

 Sensitive integration of new buildings within the existing historic fabric, using high 
quality designs, local styles and materials and re-using stone and architectural 
features from cleared buildings where possible; 

 Landmark high quality, mixed-use developments on major sites; 
 The accommodation of any new retail development close to Lancaster City centre 

with the best possible pedestrian links; 
 A significant element of residential development with a mixture of tenure types 

including new student housing and affordable housing; 
 The retention of the employment role of the area; 
 All new buildings, car parks, footpaths and open spaces to be fully accessible to 

people with limited mobility and other disabilities; 
 The implementation of the Lancaster City centre road improvements and pedestrian, 

cycle and public transport access. 
 
5.110 Key areas to be addressed in any development include: 

 
 The sequential testing for retail proposal and their impact on Lancaster City centre; 
 Transport, highways and pedestrian and cycling provision; 
 Accessibility for those with disabilities; 
 The impact of the development on the area’s listed buildings and conservation areas; 
 Safeguarding of the area’s cultural heritage; and  
 The impact on existing and proposed residential areas.  

 
5.111 The SPG splits the overall development site into three parts: the former Mitchell’s Brewery and 

Bottling Plant, The Alfred Street Workshops and the Heron Chemical Works and St Leonard 
Gate Car Park.  It identifies several cross cutting themes which would necessitate a 
comprehensive approach to the area.  

 
5.112 Acceptable land uses for the site are identified on the basis that they are compliant with 

relevant Local Plan policies and are part of an appropriate mix of uses. These include: 
 

 Housing; 
 Business and Industry; 
 Retail;  
 Cultural Uses; 
 Leisure uses; 
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 Late night uses 
 

Local Development Framework (LDF) 
 
5.113  Following the enactment of the new Planning and Compulsory Purchase Act 2004, local 

authorities are required to produce a Local Development Framework (LDF) which will replace 
the adopted Lancaster District Local Plan. The LDF will be comprised of: 
 
 a Statement of Community Involvement (SCI); 
 a Core Strategy; 
 Development Control Policies and Land Allocations; and 
 Supplementary Planning Documents. 

 
5.114 The Council adopted its SCI in June 2006.  The document sets out how the Council will 

involve the community in preparing planning policy documents and in processing planning 
applications.  It sets out the consultation that applicants will be encouraged to undertake 
before submission of an application and the requirement to submit a Statement of 
Community Involvement setting out who has been consulted and how.  

 
5.115 The Core Strategy is the Council’s overall framework which will direct more detailed decisions 

which will be taken through the Local Development Documents (LDDs) in addition to the 
development control process. The Core Strategy does not, therefore, contain specific policies 
for individual sites or allocations.   

 
5.116 Lancaster City Council has recently submitted its Core Strategy to the Government for its 

consideration.  In accordance with national policy, the strategy seeks to achieve a number of 
sustainable and economic goals and there are four Spatial Objectives which the Council will 
seek to achieve by 2021. These are: 

 
 Sustainable Communities; 
 Regenerating the District; 
 Improving the Local Environment; 
 Making Services Accessible. 

 
5.117 The strategy sets out the characterises and qualities of the district and in paragraph 3.8: 
 

‘The Strategy seeks to maintain these qualities. It seeks to build and maintain 
sustainable communities in Lancaster District through: 
 Urban Concentration – siting new homes, jobs, shops and community 

facilities as sustainably as possible. (Policy SC2); 
 In Rural Areas, helping to meet needs for homes, jobs, services, and 

facilities (Policy SC3); 
 Sustainable Development, located, designed, built, operated and removed 

to minimise harmful impacts and energy use, and maximise benefits (Policy 
SC1); 
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 Meeting the District’s housing needs for new housing in Balanced 
Communities (Policy SC4); 

 Achieving Quality in Design (Policy SC5); 
 Reducing Crime and the fear of crime (Policy SC6); 
 Minimising the number of homes, businesses and public buildings at risk of 

flooding (Policy SC7); 
 Meeting needs for sport and recreation (Policy SC8)’  

 
5.118 Paragraph 3.9 goes on to set out more detailed objectives including the following: 
 

 ‘Developing vibrant City and Town Centres and managing the impacts of 
retail development (Policies ER4-5)’ 

 
5.119 Policy SC1 sets out the location and design specific principles which will be applied to asses 

whether proposed development will be sustainable. Policy SC2 confirms that: 
 

 ‘90% of new dwellings  
 95% of new employment floorspace and  
 98% of new retail floorspace  

will be accommodated within the existing urban area of Lancaster, Morecambe, 
Heysham and Carnforth.’ 

 
5.120 Policy SC5 sets out the district’s housing requirements for the plan period totalling 7,200 

homes.  It states that the Council will identify both a housing land supply and release sites via 
the granting of planning consent in accordance with the Core Strategy of: 
 

 Urban Concentration, as described in Policy SC2; 
 Sustainable Development, as described in Policy SC1; and 
 Supporting regeneration within the Regeneration Priority Areas identified in Policy 

ER2. 
 

5.121 Policy SC5 sets out the principles to be applied in order to achieve quality in design as follows: 
 

‘New development is of a quality which reflects and enhances the positive 
characteristics of its surroundings including the quality of the landscape, results in an 
improved appearance where conditions are unsatisfactory, complements and 
enhances the public realm and, in high profile locations, creates landmark buildings 
of genuine and lasting architectural merit.’ 

 
5.122 Policy ER 2 identifies central Lancaster as a Regeneration Priority Area and sets out the 

 following objective: 
 

‘CENTRAL LANCASTER through Design-led Regeneration will be strengthened as a 
shopping destination, enhanced as a historic city visitor attraction with a restored and 
enhanced historic environment, as the District’s main centre for office based 
employment and as a cultural centre….’ 
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5.123 Policy ER 4 refers to Town Centres and Shopping and sets out a retail hierarchy with 

 Lancaster City centre as a Sub Regional City centre as follows: 
 

‘LANCASTER CITY CENTRE  will be a sub-regional City centre -  the main 
comparison shopping destination for Lancaster District attracting significant numbers 
of shopping trips from adjoining parts of Cumbria, North Yorkshire and Central 
Lancashire as well as developing a role as a tourist destination’ 

 
5.124 Supporting paragraph 5.30 states the following: 

 
‘The District’s key retail development opportunity is the Canal Corridor site in Central 
Lancaster. If sound linkages with the City centre are accompanied by measures to 
reinforce the vitality of the existing centre, then the Corridor offers the opportunity to 
combine its current role as a cultural centre with an extension to the City’s primary 
shopping area, with new homes, workspaces and public realm.’ 

 
5.125 Policy ER 5 confirms this and states that: 
 

‘Between 2008 and 2021, new comparison retailing will be focused on a planned 
expansion of Lancaster’s Primary Shopping Area and to meet regeneration needs in 
Morecambe Town Centre.’  

 
5.126 Policy E2 relates to transport and parking with an overreaching aim to reduce the need to 

travel by car by focussing development in town centres and locations which offer a choice of 
modes of transport 

 
5.127 Lancaster City Council has indicated in its LDS that it will prepare a number of Supplementary 

Planning Documents (SPDs) which will form part of the Development Plan. Area Based 
Supplementary Planning Documents will include: 
 
 Lancaster City centre Spatial Strategy; and 
 Lancaster Canal Corridor Spatial Strategy. 

 
5.128 Work has not commenced on these documents to date or the Development Control 

Documents and Land Allocations. 
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6.0 PLANNING ASSESSMENT  
 
6.1 In order to bring together the key determining issues, the different levels of policy are assessed 

under a series of subheadings.  Most policies are reasonably up to date, so there are not many 
instances where policies relate to superseded and potentially inconsistent guidance.   

 
6.2 The key determining issues have been identified with regard to the uses proposed, the effect of 

those uses, the location of the site, and the content of the applications. 
 

Retail Issues 
 
6.3 The retail element forms the principal component of the applications proposals.  While the 

quantum of floorspace is relevant, it is just as important to consider the type of floorspace 
proposed both in terms of end users (such as the department store) as well as the type of 
floorspace that will be delivered (a mix of larger and smaller units). 

 
6.4 Before considering the specific tests, it is clear that major retail development in a sub-regional 

centre such as Lancaster, identified in the draft RSS, Structure Plan and Local Plan, is 
supported.  The retail hierarchy is consistent across these different layers of policy.  

 
6.5 Retail development, among a mix of uses, is also supported in the site specific supplementary 

planning guidance and the site being allocated in Policy S3 of the Local Plan.  Therefore, this 
use is appropriate. 

 
6.6 The application site falls outside of the defined primary shopping area and outside the town 

centre and therefore is appropriately defined as edge of centre.  Therefore it is relevant to 
assess need both in a quantitative and qualitative sense.  This issue is addressed in the Retail 
Assessment. 

 
6.7 PPS6 introduced the test of scale.  As highlighted in the section on planning policy, in 

assessing scale, it is necessary to review the designation of the centre in the retail hierarchy.  
This is reviewed in the Retail Assessment which shows that Lancaster is one of the top tier 
centres in the Lancashire hierarchy as defined in the Structure Plan, operating as a sub-
regional (Tier 1) centre.  This designation is reinforced in the draft RSS.  A department store 
anchored retail development is appropriate to a centre playing that role. 

 
6.8 In terms of the sequential approach, the local planning authority has identified this edge of 

centre site in the absence of any suitable, viable and available town centre alternatives (Policy 
S3 and the SPG).  The proposed design of the development will ensure that the development 
provides a seamless extension to the city’s primary shopping frontages, consistent with the 
guidance in paragraphs 2.5 and 2.6 of PPS6. 

 
6.9 The effect of the proposed development upon comparison shopping patterns is assessed in 

the Retail Assessment.  This Assessment shows that the proposed development will increase 
trade retention and reduce the outflow of comparison shopping expenditure to other centres 
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with better quality shopping.  This will not lead to an adverse effect on the vitality and viability 
of other centres, reflecting that the development is of an appropriate scale. 

 
6.10 The Structure Plan is consistent with PPS6 in that it is seeking to direct investment in new 

retail floorspace to town centres, particularly higher order shopping centres which have more 
than a local attraction.  Tier 1 centres are appropriate locations to accommodate such growth.   

 
6.11 The proposals accord with Policy S2 of the Lancaster Local Plan in that the site is within a 

reasonable walking distance of the existing town centre boundary (being immediately adjacent 
to it); the retail need cannot be met in the existing centre because of the historic nature of the 
centre (hence the edge of centre Canal Corridor North site having been identified and 
allocated); the site is well served by public transport being within a short walking distance to 
the bus station and railway station and being readily accessible on foot and by bicycle; and it 
will be linked to the centre by both at grade and bridge link crossings.  The appropriate scale of 
retail floorspace is tested in the Retail Assessment.   

 
6.12 The application site is the most suitable, viable and available site in terms of connectivity and 

location to provide a seamless extension to Lancaster’s primary shopping frontages which will 
allow it to fulfil that role.  Given the limited shopping facilities within the city and the consequent 
outflow of comparison shopping expenditure, the development of additional retail floorspace 
will create a more sustainable pattern of shopping.  It will bring substantial benefits to shopping 
provision addressing key weaknesses and enhancing the city’s ability to compete in the sub-
region in the face of increasing competition.  The analysis shows that there is no evidence to 
suggest that the scheme will have any adverse effect on other potential retail investment in the 
area. 

 
Residential Issues 

 
6.13 PPS3 states a clear preference for residential development to take place in existing urban 

areas.  This generally means that public transport is more accessible to new residents.  It also 
means that residents have access to a wider range of services. 

 
6.14 This is why PPS3 encourages residential as a key component of mixed use developments.  

The residential element of the Canal Corridor North site development will benefit from the 
excellent accessibility of the site by a wide variety of means of transport.   

 
6.15 The proposals also accord with the objective in PPS3 for mixed and balanced communities, 

including affordable housing where needed.  Centros Miller proposes across the range of 
applications that 25% of the housing will be affordable.  Furthermore, across the site, there are 
opportunities for the provision of family housing as well as apartments. 

 
6.16 The Canal Corridor North Site is identified as one of the Housing Opportunity Areas, both in 

the Local Plan which refers to the Stonewell Improvement Area and within SPG 8 which 
identifies the northern part of the site as appropriate for residential development.   
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6.17 In terms of H10, the proposals better the 20% target for affordable housing in residential 
developments with 25 units or more.  It also accords with the policy in that it will deliver high 
quality design and will use complementary materials (Policy H12). 

 
6.18 The development will also deliver high quality amenity space to serve the new residents of the 

development with a new park adjacent to the canal. 
 

Transportation & Servicing 
 
6.19 PPG13 precedes the publication of planning policy guidance on town centres in PPS6, but the 

principles of transport policy have remained consistent since the publication of the later 
versions of PPG 6.  These policies focus upon encouraging sustainable development, 
promoting public transport use and reducing the need to travel by car.  One of the successes 
of PPG 13 has been the emphasis placed upon achieving these objectives by locating major 
travel generators within accessible locations, often within town centres or close to public 
transport interchanges.  Furthermore, accessibility is improved by the promotion of walking, 
hence the importance of pedestrian permeability in terms of design as well as cycling both in 
terms of connections to cycle networks and also in terms of the provision of cycle facilities.   

 
6.20 The Canal Corridor North site benefits from excellent accessibility being within walking 

distance of Lancaster’s railway station and within a shorter walking distance to its principal bus 
station.  The site is connected to Lancaster’s cycle network.  This means that the development 
will be generally accessible by a variety of means of transport allied to the ready access from 
the city centre itself where customers would be expected to extend their existing usage of the 
city centre by also encompassing a visit to the Canal Corridor North development site.  
Lancaster’s own transportation policies are consistent with PPG 13 in that they promote 
accessibility by public transport.  Policy T9 of the Local Plan requires that new housing and 
other development that would significantly increase the demand for travel should be designed 
to maximise the use of public transport.   

 
6.21 Within the application site boundary, the new link road between Caton Road and St Leonard 

Gate is included.  This is an essential component of the development and will see the 
implementation of the longstanding policy allocation under T10 where the route has been 
safeguarded.   

 
6.22 In terms of parking, the site falls within the Lancaster Central Parking Area.  The proposals 

incorporate a new high quality northern interceptor car park which will serve the city centre as 
a whole.  This is why customer parking is provided within the development as it will serve a 
wider need. 

 
6.23 The development will also be subject to a Green Travel Plan (as required by Policy T17) which 

will emphasise the usage of non-car borne travel.  It will also help ensure that staff travel 
requirements are addressed. 

 
6.24 As part of the design development, significant work has been undertaken to produce a city 

centre-wide transport model, building upon the work originally started by the County Council.  
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Therefore, a legacy of the development will be a transportation model which will allow the 
Council to fully evaluate cumulative traffic generations of various development proposals 
across the city. 

 
6.25 In summary, the proposals conform to the guidelines in PPG 13 in providing a highly 

accessible mixed use development which not only accommodates housing within the city 
centre, but also allows choice of non-car borne modes of travel.   

 
Leisure Use 
 

6.26 The provision of new leisure accommodation on the site is in accordance with both national 
and local policy objectives for mixed use sustainable development.  The majority of the 
proposed leisure floorspace falls within class D2 and it is envisaged that it could provide 
accommodation for a heath and fitness facility.  

 
6.27 PPG1 promotes mixed use city centre schemes and PPG 6 confirms leisure use to be a main 

town centre use to which the guidance note applies.  As such, the guidance note recognises 
that the location of leisure uses within town centres will help to deliver the Government’s 
objective of promoting their vitality and viability.   

 
6.28 SPG 8 cites leisure uses such as health and fitness centres as an appropriate one for the 

Canal Corridor North site as part of the mixed used development of the site.  As well as 
providing the potential for facilities on the site to service the residential uses the proposed 
leisure use complements the cultural uses already identified - in particular the Grand Theatre.  
This is also a philosophy which is encouraged within SPG 8. 

 
Rehearsal Space 

 
6.29 Also proposed in proximity to the Grand Theatre is the relocation of the existing rehearsal 

space on the site currently used by the Musicians Co-op.  This user is recognised as an 
important use to the city centre and its relocation within the scheme will reinforce and enhance 
the cultural assets within the site - another key objective of SPG 8.  

 
 Design and Access  
 
6.30 The emphasis within both PPS1 and PPS 6 is that key to achieving sustainable developments 

is high quality, integrated design.  PPS 6 stresses that well designed public spaces and 
buildings are fundamental to meeting the objective of promoting the vitality and viability of town 
centres.  These principles are also found in the regional guidance and Lancaster’s Local Plan 
Policy.   

 
6.31 Extensive pre application design work has been undertaken by Reid Architecture including an 

early assessment of the urban and physical design characteristics of routes, spaces and 
buildings within the city.  Design issues have formed a considerable part of discussions with 
both the city council as well as statutory and non statutory stakeholders as part of the pre 
application masterplanning process.  
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6.32 The proposal seeks to respect the context of the surrounding conservation areas, listed 
buildings and city centre whilst seeking to meet the objectives of improved accessibility, 
permeability and the creation of open spaces.  The proposal will ensure that this currently 
underutilised brownfield site with limited sense of place will be put to beneficial and more 
efficient use with a high quality, well designed development in accordance with the principles of 
PPS1 and 6.  

 
6.33 The approach to design has been comprehensive with key principles discussed and agreed 

through the masterplan period undertaken between November 2005 and August 2006.  These 
principles have formed the basis of the design work which has continued since then and the 
proposals brought forward through this application.  A design and access statement is 
submitted in support of the application setting out the detailed and comprehensive design 
analysis undertaken.  

 
6.34 Fundamental factors considered within the design of the scheme that have informed the design 

evolution and layout of the scheme include the following: 
 
 Understanding and respecting the historic characteristics of the city, the conservation 

areas and historic buildings and integration of new development to respect these; 
 Understanding historic street patterns and the function of the site to ensure its 

sympathetic integration with the surrounding street patterns; 
 Addressing the current physical barriers to pedestrians in accessing the site and the 

need to allow seamless access to the existing city centre; 
 Addressing the existing traffic conditions and ensuring the development does not 

exacerbate; 
 The provision of improved cycle and pedestrian access and linkages to other parts of 

the city and the canal; 
 Desire to provide enhanced open space within the site including access and 

improvements to the canalside; 
 The provision of retail accommodation to meet the requirements of occupiers 

currently not represented in Lancaster; 
 The need to enhance and reinforce the cultural assets within the site including the 

Dukes and Grand theatres and the Musicians Co-op; 
 The need for landmark architecture whilst respecting the character of the 

surrounding area; 
 The importance of the roofscape of the environmental development and defining 

parameters to allow the proper development of roofscape design on different blocks; 
 Flexibility to allow variety in the proportions of facades and the development of 

hierarchies of widths of frontages and styles of individual blocks. 
 
 

6.35 The parameters submitted for approval through the Planning Parameters Report and 
Parameters Plans have been prepared having consideration to the design principles set down 
in the Design and Access Statement.   

 
 



LAN CAST E R   pa ge  45 of 50 
PLA NNI NG ST AT EMENT   
 

 

 

 

   

6.36 The Design and Access Statement sets out how the scheme may be brought forward through 
the reserved matters within the defined parameters.  The Planning Parameters Report contains 
a series of design principles for each of the proposed blocks to provide additional guidance on 
the future form, use and appearance of the buildings.  It is anticipated that conditions will be 
imposed upon the grant of outline planning permission requiring all reserved matters designs 
to be prepared in accordance with the design principles set out within the Planning Parameters 
Report and parameters plans submitted with the application.  

 
 Built Heritage and Conservation  
 
6.37 Statutory requirements for development affecting listed buildings or conservation areas are that 

the proposals should have special regard to the desirability of preserving the setting of a listed 
building.  With regard to conservation areas the guidance highlights that proposals within 
conservation areas should preserve or enhance the character or appearance of that 
conservation area.  

 
6.38 The proposal site is located partly within the Lancaster City Centre conservation area and 

partly within the Moor Lane Mills conservation area.  There are a number of listed buildings 
both within the Canal Corridor North site end within the immediately surrounding area.  

 
6.39 The Local Plan and SPG, in conformity with PPG 15, highlight the importance of sensitive 

integration of new buildings within the existing historic fabric and the importance of proposals 
to preserve and enhance in particular conservation areas and to ensure no adverse effect on 
the special architectural or historic character or interest of listed buildings or their surroundings.  

 
6.40 The application is accompanied by a Built Heritage assessment which forms part of the 

Environmental Statement.  The Built Heritage assessment considers the historical and 
architectural significance of all the relevant buildings and fabric within or immediately adjacent 
to the development site.  

 
6.41 The PPG 15 assessment considers the balance between the need to ensure the appropriate 

level of preservation and enhancement of the historic environment and heritage assets against 
the regeneration aims of the development as a whole, as required under the tests set out in 
PPG 15.  Considerable work has been undertaken by the architects as part of the scheme 
design to consider various differing approaches to the conservation area buildings and this 
options analysis is set out in the Design and Access Statement.   

 
6.42 The development proposals respond to the desirability to preserve the setting of listed 

buildings in immediate proximity to the site.  More narrowly defined parameters have been set 
in proximity to listed buildings to reflect their sensitivity and the importance of their setting.  

 
6.43 The PPG 15 assessment analyses the scheme against the tests set down in PPG 15 and 

concludes that the amount of redevelopment proposed is the minimum necessary to achieve 
an integrated and successful urban solution that takes functionality, commerciality and urban 
design issues into account.  
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 Environmental Assessment  
 
6.44 Due to the scale and nature of the development it is considered that the proposal constitutes 

‘Environmental Impact Assessment (EIA) Development’ under the Town and Country Planning 
(Environmental Impact Assessment) (England and Wales) Regulations 1999.  The 
development falls within category 10b of Schedule 2 (Urban Development Projects) of the EIA 
regulations and exceeds the threshold set for this category in that the site exceeds 0.5 
hectares.  Consequently an Environmental Impact Assessment has been undertaken 

 
6.45 EIA is the procedure by which a project’s likely environmental effects during its construction 

and operation are assessed in a systematic way.  The findings of the assessment are set out in 
the Environmental Statement (ES) which accompanies the applications.  

 
6.46 Where an EIA is required, the development must be sufficiently defined to enable the 

requirements of the EIA regulations to be fulfilled and to allow the likely significant effects of 
the proposed development to be identified.  Given this, the ES considers the outline application 
(Application 1) including the associated conservation area consent and listed building consent 
applications for demolition and alterations; the highways works and the two independent 
outline applications for Moor Lane Residential and Mitchells HQ. 

 
6.47 For the main outline application to which this statement relates, the EIA assesses the 

parameters plans and Planning Parameters Report which set out the maximum footprint of 
development, maximum and minimum building heights, floor areas, extent of excavation, the 
mix of development across the site, the means of access and parking.   

 
6.48 The content and conclusions of the ES are based on a series of baseline studies and technical 

impact studies undertaken for each environmental issue identified as follows: 
 

 Socio-economics; 
 Townscape and Visual Amenity; 
 Built Heritage; 
 Archaeology; 
 Transport and access; 
 Air quality; 
 Noise and vibration; 
 Ground conditions and water quality; 
 Drainage and flood risk; 
 Ecology and nature conservation;  
 Microclimate  

 
 Community engagement 
 
6.49 The Applicant recognises the importance of community engagement as a fundamental part of 

development proposals and an extensive amount of consultation has been undertaken since 
November 2005.  The feedback from this consultation has been integral to the evolution of the 
scheme.   
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6.50 A variety of stakeholders have been consulted from the City and County Councils to 

landowners and existing site occupiers.  In addition, there has been wider consultation among 
local business and civic groups to local interest groups.  Halogen’s Statement of Community 
Involvement sets out the issues raised at each event and the responses made.    

 
6.51 This in entirely in accordance with PPS1 and the Councils Statement of Community 

Involvement (SCI) both of  which encourage pro active community involvement to help develop 
proposals as they emerge.   

 
6.52 It is clear from the submitted SCI that the proposals have extensively considered a wide range 

of views emerging from the various stages of consultation and have sought to respond to and 
address the comments made.  

 
6.53 The information submitted to accompany the application accords with the more detailed 

requirements of the SLP in paragraphs 3.15 – 3.18, which sets out the materials required to 
accompany planning applications.  
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7.0 CONCLUSION 
 
7.1 The 7.81ha application site is currently underutilised, having been in large part cleared and 

turned into an extensive disparate group of car parks.  The remainder of the site is dominated 
by the derelict brewery and a mix of other uses. 

 
7.2 It is the closest and largest development site to the city centre and offers a unique opportunity 

for a seamless extension of the city centre.  At the moment, linkages are poor with the blank 
rear façade of St Nicholas Arcade and the busy ring road. 

 
7.3 Around the site, there is a grouping of some of Lancaster’s key cultural assets in the form of 

three theatres and the Musicians Co-op. 
 
7.4 Lancaster is defined but does not operate fully as a sub-regional shopping destination.  It is the 

only of the defined sub-regional centres which has not been the subject of recent major town 
centre retail-led development or which has planning permission or emerging proposals for such 
uses. 

 
7.5 As a consequence of the historic fabric of the city centre and other constraints, opportunities for 

development in and around Lancaster have been limited to sites with little connection to the city 
and therefore little contribution to its economic wellbeing.  The Canal Corridor North site is the 
only site that can make such a contribution. 

 
7.6 The site ownership is relatively straightforward with Lancaster City Council and Mitchells of 

Lancaster being the main landowners.  The Applicant, Centros Miller Lancaster LP has 
development agreements in place with both parties. 

 
7.7 In understanding and developing ideas for the site, the Applicant’s team has organised 

extensive pre-application consultation with a variety of stakeholders and interest groups.  This 
led to the development of an overall masterplan which was completed in June 2006. 

 
7.8 A series of applications for planning permission, listed building consent and conservation area 

consent are being submitted.  The principal outline application (1) submitted by Centros Miller 
Lancaster LP is for comprehensive redevelopment of the site for a retail-led mixed use scheme 
incorporating retail, restaurants, cafes, workshop, leisure, crèche, rehearsal space and 
residential accommodation.  This will be supplemented by major highways, access and service 
works. 

 
7.9 Vehicular access is submitted for approval.  Scale and layout are reserved matters, but are 

subject to parameters set by a series of Parameter Plans and a Parameters Report. 
 
7.10 The proposals constitute an EIA development and an Environmental Statement has been 

produced to assess the environmental effects of the development. 
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7.11 The development incorporates department store anchored retail floorspace which will not only 
meet operator’s requirements but also provide the quantum and type of floorspace that will 
allow Lancaster to fulfil its defined sub-regional shopping role. 

 
7.12 This high quality retail floorspace will be complemented by a mix of restaurants and coffee 

shops which will benefit from the hierarchy of streets and spaces in the development. 
 
7.13 Between 55 and 92 new homes will be provided in a mix of town houses providing family 

accommodation and flats in two separate blocks.  When taking account of the homes that will 
be provided on Moor Lane in a separate application, 25% will be affordable. 

 
7.14 The Musicians Co-op will be provided with new rehearsal space and opposite the Grand 

Theatre, leisure accommodation which may be suitable for a gymnasium/health and fitness 
centre and/or crèche will be provided. 

 
7.15 810 short stay shopper car parking spaces and a maximum of 98 private spaces for other uses 

of the development will be provided.  The development will also be provided with extensive 
cycle parking. 

 
7.16 A defining feature of the development is the creation of major new open spaces linked by a 

network of streets.  In particular, two key spaces will be provided – a new urban park by the 
canal and a new central square in front of the department store. 

 
7.17 The retail hierarchy is consistent across the different layers of policy.  Lancaster is defined as a 

sub-regional (Tier 1) centre which makes it suitable for a department store anchored 
development.  Other sub-regional centres have benefited from or have proposals for similar 
types and scales of development. 

 
7.18 In terms of the sequential approach, Lancaster City Council has identified the application site in 

the absence of any suitable, viable and available town centre alternatives (Policy S3 and the 
SPG).  The design will ensure seamless integration to the city’s primary shopping frontages 
consistent with paragraphs 2.5 and 2.6 of PPS6. 

 
7.19 The retail quarter will reduce outflow of expenditure to competing centres and not lead to trade 

diversion within the existing part of Lancaster city centre which would have an adverse effect 
on its vitality and viability. 

 
7.20 As part of the mix of uses, the proposals will provide a mix of town houses and flats.  The 

residential element is fully in accordance with the objectives of PPS3, the housing policies of 
the Local Plan and the SPG. 

 
7.21 The development will be highly accessible by public transport, and those visitors travelling on 

foot or by bicycle.  This will be supplemented by a Green Travel Plan.  The proposals will also 
incorporate a new high quality northern interceptor car park which will serve the city centre as a 
whole. 
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7.22 The layout of the development has been based on Reid Architecture’s assessment of urban 
and physical design characteristics of routes, spaces and buildings within the city, together with 
the input of those that have taken part in the stakeholder consultation based on the 
development of a masterplan for the site between 2005 and 2006. 

 
7.23 This design development has allowed a series of parameters to be set through the Planning 

Parameters Report and Parameter Plans built upon the principles set out in Reid’s Design and 
Access Statement.  It is anticipated that conditions will be imposed upon the grant of outline 
planning permission requiring all reserved matters designs to be prepared in accordance with 
the design principles set out within the Planning Parameters Report and Parameter Plans. 

 
7.24 The proposal site is partly located within the Lancaster City Centre conservation area and 

partly within the Moor Lane Mills conservation area.  In addition there are a number of listed 
buildings both within the site and the surrounding area. 

 
7.25 A built heritage assessment forms part of the Environmental Statement and a PPG15 

assessment has been prepared which considers the balance between the need to ensure the 
appropriate level of preservation and enhancement of the historic environment and heritage 
assets against the regeneration aims of the development as a whole. 

 
7.26 The Environmental Statement considers Application 1 and the associated conservation area 

consent and listed building consent applications for demolition and alterations, the highways 
works and the outline application for the residential block and the office building on Moor Lane. 

 
7.27 A Statement of Community Involvement has been submitted which details the extensive pre-

application consultation that has taken place in the preparation of the proposals for the Canal 
Corridor North site.  This has been extensive and has included both statutory consultees as 
well as local interest groups. 

 
7.28 In summary, the proposals offer a unique opportunity to regenerate a larger under-used site, 

immediately adjacent to the city centre.  It is undoubtedly the most important and only 
opportunity to reinforce the city’s sub-regional shopping role as well as providing important 
investment in the city’s transport infrastructure.  

 
 
 
 
 
 
 
 
 
  



 

 

 

 

   

APPENDIX 1 
SCHEDULE OF APPLICATIONS 
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